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General & Limiting Conditions  

Every reasonable effort has been made to ensure that the data contained in this study reflect 

the most accurate and timely information possible.  These data are believed to be reliable at the 

time the study was conducted.  This study is based on estimates, assumptions, and other 

information developed by WTL +Associates (referred hereinafter as ñWTL+aò) from its 

independent research effort, general knowledge of the market and the industry, and 

consultations with the client and its representatives.  No responsibility is assumed for 

inaccuracies in reporting by the client, its agent and/or representatives, or any other data source 

used in preparing or presenting this study. 

No warranty or representation is made by WTL+a that any of the projected values or results 

contained in this study will be achieved.  Possession of this study does not carry with it the right 

of publication thereof or to use the name of "WTL+a" in any manner without first obtaining the 

prior written consent of WTL+a.  No abstracting, excerpting or summarizing of this study may be 

made without first obtaining the prior written consent of WTL+a.  This report is not to be used in 

conjunction with any public or private offering of securities or other similar purpose where it may 

be relied upon to any degree by any person, other than the client, without first obtaining the prior 

written consent of WTL+a.  This study may not be used for purposes other than that for which it 

is prepared or for which prior written consent has first been obtained from WTL+a. 

This study is qualified in its entirety by, and should be considered in light of, these limitations, 

conditions and considerations. 
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1 Executive Summary  

Introduction 

WTL+a, a national real estate and economic development 

consulting firm based in Washington, DC, was retained by the 

City of Charlotte Department of Economic Development in 

September 2018 to prepare a real estate market assessment 

and strategic revitalization study of the West Boulevard corridor 

in Charlotte. 

The City of Charlotte believes that strong and vibrant business 

corridors are the cornerstones of healthy neighborhoods.  To 

that end, for over 20 years, the City has invested in corridors 

throughout the city because of the critical role each plays in 

supplying basic needs and opportunities to their communities.  

The City formalized that process in 2007 with its Business 

Corridor Revitalization Strategic Plan, which notes that ñthe City 

will take a leadership role in developing and implementing public and private collaborative 

strategies and investments that aim to: 

Á Attract private sector investment to grow jobs, business and services; 

Á Expand the tax base in these business corridors; and 

Á Support the revitalization of these corridors into mixed-use areas that serve to promote 

adjacent neighborhoods as safe, viable, and sustainable.ò 

As part of the Cityôs ongoing efforts to create strong and vibrant business corridors, the City 

retained WTL+a to develop baseline demographic and economic information, conduct market 

assessments of specific geographic segments within the corridor, and develop short-, near-, and 
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long-term tools and strategies as part of an ñaction planò focused on improving these targeted 

geographies in the West Boulevard corridor. 

Moreover, key objectives of the market assessment as identified by the City include: 

Á Consider advantages unique to (or characteristic of) the West Boulevard corridor study area, 

including for example, institutional resources, accessibility to anchor institutions, character of 

the local workforce, infrastructure capacity and investment, historic development trends, and 

the comprehensive marketing resources of allied neighborhood groups, such as the West 

Boulevard Neighborhood Coalition (WBNC) and City government; 

Á Prepare a ñSWOTò (strengths/weaknesses/opportunities/threats) analysis intended to 

provide a framework for possible implementation strategies.  For example, how can West 

Boulevard capitalize on its strategic location between key economic generators such as 

Uptown/South End and Charlotte Douglas International Airport; 

Á Evaluate redevelopment opportunities at specific nodes in the study area, such as Remount 

Road, Donald Ross/Clanton Road and/or Old Steele Creek Road, as illustrated below; and 

Á Identify the study areaôs competitive market position and provide clear direction of 

revitalization initiatives that can be supported by the community. 

Figure 1: West Boulevard Corridor Study Boundaries 
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As illustrated in Figure 1, as defined by the City the study area is generally bounded by I-77 to 

the east and Old Steele Creek Road to the west.  As noted above, potential activity nodes 

considered in this market assessment include: Remount Road (between West Boulevard and 

Wilkinson Boulevard) as well as the intersections of West/Remount Road, West/Clanton Road 

and West/Old Steele Creek Road.  Notably, as detailed throughout the report, WTL+a defined a 

larger ñArea of Influenceò (study area) that considers the economic role that West Boulevard 

plays in light of competitive influences generated by a range of factors, including: 

Á The cluster of retail and other commercial uses located on the Wilkinson Boulevard corridor; 

Á The proximity of West Boulevard to key economic generators such as Uptown, the South 

End and the airport; 

Á Physical barriers created by highways such as I-77 and Billy Graham Parkway or rail lines 

that may serve to inhibit market capture from beyond these physical barriers; and 

Á New housing in multiple nearby neighborhoods, such as Arbor Glen/Reid Park, Bryant Park, 

Marsh Estates and the Residences at Renaissance that have generated population growth 

and provide potential market support for the revitalization of West Boulevard. 

Figure 2: West Boulevard ñArea of Influenceò 

 

 

 

 

 

 

 

 

 

 

 



WTL+a 
   

WTL +a 

Real  Es ta te  &  Economic Adv i sors 

Wash ing ton,  DCɂProv ince town,  MA 

202.885.9121   301.502.4171   774 .538.6070  9 

The larger Area of Influence (study area), comprising 8.87 square miles, is bounded by I-77 on 

the east and south; Billy Graham Parkway on the west; and Freedom Drive and secondary 

residential streets such as Alleghany Street on the north.  WTL+a also segmented the Area of 

Influence into two ñtrade areasòðNorth and Southðthat consider such factors as distance and 

proximity to West Boulevard.  Boundaries for each of these trade areas are defined below: 

North Trade AreaðFreedom Drive, Alleghany Street, Wilkinson Boulevard and the Norfolk-

Southern rail line 

 

 

 

 

 

 

South Trade AreaðCSX rail line, Billy Graham Parkway and I-77 
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These trade areas were also considered in identifying ñcapture ratesò of potential sources of 

market support, such as households (and related consumer spending), for such land uses as 

retail. 

Key findings from the market assessment are detailed below: 

Key Findings: Demographics 

Á In 2018, data from ESRI Business Analyst suggests that the City of Charlotte contains 

860,670 residents in 337,200 households.  Since 2000, the cityôs population has 

increased significantlyðwith a gain of 319,850 residents in 121,750 new households; 

Á ESRIôs five-year forecasts through 2023 suggest that citywide growth will moderate over its 

2000ð2018 growth rate of 2.77% per year, with a forecast population gain of 89,140 new 

residents in 34,235 new households.  This forecast suggests average annual population 

growth rates of 1.99% per year; 

Á The North Trade Area contains 6,530 residents and accounts for 0.76% of the cityôs 

population.  As new housing such as Morehead West on Millerton Avenue (210 rental units) 

and others are delivered, the North Trade Areaôs population is forecast to increase over the 

next five years at a sustained annual rate of 3.14% per year, and its share of the city is 

expected to increase slightly.  ESRI forecasts suggest 1,093 new residents in 401 new 

households by 2023.  Consistent with the forecasts for the city as a whole, the largest 

increases in age cohorts are forecast to occur in those over the age of 65.  Other notable 

gains are anticipated in the 35ð44 cohort (typically, move-up buyers); 

Á The South Trade Areaôs population is forecast to increase over the next five years at a 

compound annual rate of 1.53% per year, but its share of the city is expected to decrease 

slightly to 1.42%.  ESRI forecasts suggest 982 new residents in 337 new households by 

2023.  Average household incomes among South Trade Area residents are expected to 

increase at a rate higher than that of their counterparts citywideð2.44% per year versus 

2.0% per year over the next five years, suggesting a slight increase in higher-income 

households.  Nonetheless, the average household income is expected to remain lowð

increasing from $34,833 in 2018 to $39,299 per year by 2023; 

Á In total, the West Boulevard ñArea of Influenceò had a 2018 population of 19,028 in 7,104 

households.  Over the next five years, forecasts suggest that the areaôs population will 
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increases to 21,103 in 7,842 households, reflecting 2,075 new residents and 738 new 

households. 

Á The Cityôs households spend almost $20,250 per year on consumer retail goods, including 

clothing, entertainment/recreation, electronics, groceries, food & beverage, household 

furnishings and health care; and 

Á By comparison, lower incomes of trade area households are indicative of much more 

limited retail spending.  In fact, U.S. Census data indicate that households in the North 

Trade Area spend only $9,057 per year and South Trade Area households spend only 

$8,482 per household. 

Key Findings: Economic Profile 

Á While the MSA lost 59,200 jobs during the 2007ð2010 recession, in only seven years 

between 2011 and 2017, the economy of the Charlotte MSA added 258,800 new jobs for 

a net gain of 199,600 new jobs in the 10-year period between 2008 and 2017.  This 

growth, which translates into over 19,900 new jobs annually, was focused largely in specific 

sectors, including: Professional/Business Services (57,400), Trade/Transportation/Utilities 

(38,100), Leisure/Hospitality (32,200) and Education/Health Services (23,500); 

Á In 2018, Dun & Bradstreet, Inc. estimates that the City of Charlotte contained more than 

493,230 full-time jobs in 32,450 registered businesses in 2018.  The State of North 

Carolina prepares employment forecasts for clusters of counties throughout the state 

(Mecklenburg County is located in the ñSouthwest Prosperity Zoneò).  If the City of Charlotte 

maintains its 49.2% share of employment (as of the 2014 base year), it would capture 

91,800 new jobs between 2014 and 2024; 

Á In 2018, Dun & Bradstreet, Inc. estimates that there are 14,074 jobs in 1,079 registered 

businesses in West Boulevardôs Area of Influence.  The study area accounts for 

approximately 2.85% of the 493,230 full-time jobs in the city.  If the study area maintains its 

2.85% share of future employment growth, this would translate into 2,620 new jobs by 2024 

based on job forecasts prepared by the North Carolina Department of Commerce; 

Á According to the U.S. Census Bureau, the study area had a net gain of 3,238 new jobs 

between 2005 and 2015 (latest data available).  The highest employment densities were 

concentrated in clusters along Billy Graham Parkway, the office park on Perimeter Pointe 
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Parkway, the industrial/business park on Pressley Road/Stuart Andrew Boulevard and 

Barringer Drive, and in the retail businesses along Wilkinson Boulevard.  It is notable that 

the study areaôs jobs are concentrated on its peripheryðalong Billy Graham Parkway, 

Wilkinson Boulevard and I-77.  This reinforces the importance of strategies that serve to 

attract businesses and jobs to West Boulevard that benefit study area residents. 

Key Findings: Real Estate Market Conditions 

Housing 

Residents from the West Boulevard Neighborhood Coalition (WBNC) have expressed 

concern about the potential, longer-term impacts of gentrification and economic 

displacement in the West Boulevard study area.  To understand possible impacts and to 

guide appropriate implementation strategies, WTL+a examined trends in the study areaôs 

housing market from various data sources.  Key findings are summarized below: 

Á The West Boulevard study area contains 8,085 housing units.  Since the 2010 Census, 

ESRI data suggest that the study areaôs housing inventory has increased by fully 1,231 

units; 

Á Like many diverse neighborhoods in communities across the U.S. after the 2007ð2010 

recession, the number of owner-occupied units has decreasedðfrom 32% in 2010 to 

28% in 2018.  Conversely, the number of renter-occupied units increased during this timeð

from almost 55.8% in 2010 to 59.8% by 2018; 

Á The average unit value of all housing units in the study area in 2018 is slightly more than 

$124,000.  Over the next five years, forecasts suggest that average values will increase to 

$144,300; 

Á Unoccupied units include seasonally-owned (i.e., occupied for only a portion of the year) as 

well as unoccupied units that have been sold but are not yet occupied.  When such units are 

removed from this category, the study areaôs true vacancy in 2010 was lowerð10.8% (738 

units).  The 2016 American Community Survey (ACS) suggests that the number of truly 

vacant units has increasedðto 874 units in 2016, revealing a true vacancy rate of 12.6%; 

Á Based on data from the City and ESRI (May 2019), there were 61,371 units built in the City 

of Charlotte in the 11 years between 2008 and 2018, resulting in a sustained annual pace of 
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5,579 units per year.  This equates to a sustained average annual increase in citywide 

housing stock of 1.6% per year (17.5% total); 

Á Using both City and new ESRI data (May 2019), between 2008 and 2018 there were 1,265 

housing starts in 10 neighborhoods roughly coinciding with the West Boulevard 

study area, equating to a sustained annual pace of 115 units per year.  This equates to 

a sustained average annual increase in study area housing stock of 1.7% per year (18.5% 

total), reflecting a rate of growth slightly higher than the city as a whole.  This includes: 

o Several new ñinfillò units in scattered locations in Clanton Park and Revolution Park 

o Scattered units built in various neighborhoods such as Westerly Hills and Arbor 

Glen/Reid Park, and 

o Larger new residential developments in Bryant Park and Marsh Estates (north of 

Wilkinson Boulevard) and the Residences at Renaissance 

Á As the basis for understanding trends in for-sale housing, data provided by the Carolina 

Multiple Listing Service, Inc. (through the Charlotte Regional Realtor Association) indicates 

the following: 

o The North Trade Area contains the highest price housing in the study areaðwith 

average sales prices increasing from $142,512 in 2013 to $192,666 in 2018ðan 

increase of 35% 

o Median prices in the North Trade Area (the price where 50% are above and 50% are 

below) jumped by fully 240%ðfrom $42,000 in 2013 to $143,000 in 2018 

o The South Trade Area also exhibited significant changes in price and sales activity 

between 2013 and 2018.  While overall pricing is lower than the North Trade Area, 

average sales prices jumped 160%ðfrom $52,057 in 2013 to $132,690 in 2018 

o Similarly, median prices increased by 165%ðfrom $48,500 in 2013 to $128,500 in 

2018 
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In conclusion, the West Boulevard housing market reflects apparent uneven market 

conditions based on a review of key metrics.  While the majority of residents are renters 

(72%), the study areaôs true vacancy rate has increased (12.6%), vacancies in competitive 

properties also increased over the past year (from 10.1% to 13.5%) and absorption has been 

limited over the past five years (averaging only nine units per year). 

Conversely, the for-sale market has become more competitive over the past six yearsðwith 

significant increases in both average and median prices and declines in other sale metrics as 

noted above.  This reinforces the importance of strategies that serve to protect existing 

residents, provide opportunities for homeownership, and provide public realm 

improvements that leverage new development to strengthen existing retailers and 

support new businesses. 

Office 

Residents in the West Boulevard study area expressed the need for additional professional 

services/office businesses, including medical, dental, insurance and legal; 

Á West Boulevard and its larger study area are located in the Airport submarket, as defined by 

CoStar, Inc., a national real estate data provider.  As the analysis below indicates, West 

Boulevard is the ñhole in the doughnutò, as almost all of the submarketôs office space is 

located around West Boulevardðalong Wilkinson, on (or adjacent to) Billy Graham 

Parkway, Perimeter Pointe, the Westinghouse Boulevard area, Carowinds Boulevard and 

multiple other locations in this large submarket; 

Á The Airport submarket contains 13.5 million sq. ft. of office space and 1.81 million sq. ft. 

of vacant office space, which reflects a third-quarter 2018 vacancy rate of 13.4%.  Office 

vacancies have decreased from a peak of 20.3% recorded at the end of the recession in 

2011 as economic recovery gained momentum.  Over the past 10 years, the Airport 

submarketôs annual net absorption averaged 197,400 sq. ft. per year; 

Á WTL+a conducted a more detailed analysis of office market trends in and near West 

Boulevard.  The study area contains 1,889,632 sq. ft. of office space in 57 buildings, with 

210,600 sq. ft. of vacant office space, which reflects a third-quarter 2018 vacancy rate of 
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11.1%.  Over the past 10 years, the study areaôs annual net absorption averaged 46,111 sq. 

ft. per year; 

Á While the study area accounted for 23% of the Airport submarketôs annual absorption over 

10 years, stronger economic performance over the last five years generated higher 

absorption of 112,410 sq. ft. per yearðor 54% of the larger Airport submarketôs 210,000 sq. 

ft. of annual net absorption since 2014; 

Á There is very little office space on West Boulevard itself.  In fact, according to CoStar, 

Inc. data, there are only 12,500 sq. ft. of office space, including conversions of residential 

units into office space for professional/business services.  Limited market data on key 

performance metricsðsuch as vacancy rates and net absorptionðpreclude a detailed 

analysis of the corridorôs office market performance; and 

Á By comparison, the Wilkinson Boulevard corridor contains 283,700 sq. ft. of office space in 

multiple, small ñgardenò office buildings, which are defined by the real estate industry as 

5,000 to 15,000 sq. ft. in size and typically occupied by owner-users.  According to CoStar, 

current vacancy rates are in the range of 6%, which would be considered near stabilized 

levels. 

In conclusion, the office market in the larger West Boulevard study area is generally 

improvingðwith rising rents, solid (and increasing) net absorption and investment-grade new 

construction driven by positive locational characteristics.  Notably, office inventory is located 

along the periphery of the study area in office and business parks along Billy Graham Parkway 

and I-77, with very little office space on or immediately near West Boulevard.  As specific 

programming initiatives associated with the proposed County Resource Center (CRC) are not 

known, it is uncertain what impacts the CRC may have on market opportunities for new office 

space on West Boulevard. 

Hotel/Lodging 

Á Given West Boulevardôs proximity to Charlotte-Douglas International Airport (CLT), which 

serves as a major economic development engine, WTL+a reviewed data on market 

conditions for hotel and lodging uses in this area based on performance data provided by 

STR Global, the industry leader in hotel market data.  The competitive set is comprised of 24 

properties in a mix of product  classes and located on the periphery of the West Boulevard 



WTL+a 
   

WTL +a 

Real  Es ta te  &  Economic Adv i sors 

Wash ing ton,  DCɂProv ince town,  MA 

202.885.9121   301.502.4171   774 .538.6070  16 

study area, including various interchanges of I-77, along Billy Graham Parkway and a 

cluster of hotels located to the north of the airport at Little Rock Road/I-85 and Billy Graham 

Parkway/I-85; 

Á The 24 properties selected for this analysis include 2,883 rooms, fully 10% of the 

metropolitan areaôs room inventory in a mix of product classes; and 

Á Occupancy levels are strong; over the past six years, average annual occupancies ranged 

from 63.4% in 2012 to a peak of 73.7% in 2016, with a six-year average of 69.9%. 

In conclusion, for the past three years, sustained annual occupancies among these competitive 

hotel properties surrounding West Boulevard averaged 72.7%.  In 2018, occupancies through 

September averaged 71.6%.  Notably, the industry benchmark identified for construction 

feasibility/potential expansion is a sustained annual occupancy level between 65% and 72%.  

If a market/location sustains an average annual occupancy within these levels (or higher), 

additional room capacity can be supported and development of new hotel rooms warranted. 

Retail 

Á The larger ñArea of Influenceò/study area contains 1,190,600 gross sq. ft. of retail space in 

132 buildings or centers.  This includes the cluster of retail uses located on Wilkinson 

Boulevard, such as the Walmart Supercenter, and both strip centers and freestanding pad 

retail sites along Freedom Drive, West Boulevard and Remount Road.  This area comprises 

31% of the Southwest Charlotte submarketôs 3.8 million sq. ft. of retail space.  Since 2009, 

only 60,400 sq. ft. of new retail space was built; 

Á There are only 23,300 sq. ft. of vacant retail space (including direct vacancies and sublet 

space), which reflects a third-quarter 2018 vacancy rate of 2.0%.  Retail vacancies 

decreased from a peak of only 6.3% recorded during the national recession in 2009; 

Á While key metrics suggest that the larger study areaôs retail market is stabilizedðwith very 

low vacanciesðits pace of absorption (net leasing activity) has been limited over the past 

(almost) 10 years.  For example, net absorption totaled only 81,900 sq. ft. between 2009 

and 2018, or 8,400 sq. ft. per year.  The study area accounted for only 8.6% of the entire 

submarketôs annual absorption over this period; 
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Á West Boulevardôs retail inventory is generally characterized by auto-oriented, low-

scale freestanding pad buildings and small retail strip centers.  There are an estimated 

128,000 sq. ft. of retail space on the corridor and in several other locations, including 

Tyvola Road, Remount Road and Clanton Road.  This inventory comprises approximately 

10.8% of the 1,190,600 sq. ft. of retail space located in the larger ñArea of Influenceò; 

Á Other than the internalized, self-contained layout of City West Commons, a 37,150 sq. ft. 

unanchored neighborhood retail center built in a cluster of three buildings in 2003, the 

corridor is not pedestrian-scale or walkable.  According to Walkscore.com, which ranks 

locations nationwide according to their ñwalkabilityò, the West Boulevard corridor has low- 

to moderate-walk scores ranging from 29 to 41.  These scores are defined as ñCar 

Dependentò, meaning that most errands require a car; 

Á The corridor also contains 15,954 sq. ft. of Automotive uses, which includes gas stations; 

auto parts sales; automotive repair services; used car sales; transmission and brake 

services, etc.  This includes the Amoco at 1601 Remount Road, the Citgo at 2650 West 

Boulevard and Glenôs Automotive at 2715 West Boulevard; 

Á Most notably, Automotive retail sales comprise a disproportionate share of all retail 

sales.  Automotive sales accounted for $6.1 million (53%) of the $11.5 million in total retail 

sales in the corridor in 2018; 

Á The largest retail business in the corridor includes Family Dollar, which has two locations at 

4611 W. Tyvola Road (13,801 sq. ft.) and 1560 West Boulevard in City West Commons 

(13,420 sq. ft.); and 

Á One of the metrics used to understand retail market potentials is to determine the supply of 

retail space on a per capita basis.  Key findings indicate that: 

o The West Boulevard corridor (and adjacent streets such as Remount Road) contains 

128,000 sq. ft. of retail space.  As this inventory is located entirely in the 

ñSouth Trade Areaò, which has a 2018 population of 12,490, this equates to 

approximately 10.2 sq. ft. of retail space per resident 

o The entire ñArea of Influenceò (both North and South trade areas), with a 2018 

population of 19,028 and 1,190,600 sq. ft. of retail space equates to 62.5 sq. ft. of 

retail space per resident.  This illustrates the significant levels of inflow spending 
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generated by pass-through traffic, daytime employment and/or residents who live 

outside of the trade areas, particularly to the retail cluster located along Wilkinson 

Boulevard 

o To put the study areaôs retail supply into perspective, the 2018 U.S. estimate of total 

retail space is approximately 26 sq. ft. per capita 

In conclusion, CoStar data indicate that there are 17,770 sq. ft. of vacant retail space in the 

West Boulevard corridor, equating to a vacancy rate of 14%.  West Boulevard has a low walk 

score, a preponderance of Automotive-oriented retail businesses and an overage of retail 

space on a per capita basis (corresponding with the larger ñArea of Influenceò/study area). 

Key Findings: Market Potentials 

This analysis of market potentials is intended to inform land use planning concepts prepared by 

the planning and design team with the City of Charlotte, and to guide specific implementation 

strategies and public policies to ensure that revitalization of West Boulevard is successful.  The 

market analysis focused on four core uses: housing, workplace/office, retail and hotel/lodging: 

Housing 

A key recommendation to ensure the successful revitalization of the West Boulevard corridor is 

to encourage mixed-use redevelopment with infill housing and other/supporting uses as 

illustrated above.  Expanding the neighborhoodôs populationðparticularly in key redevelopment 

ñnodesòðprovides multiple benefits, including new jobs and additional consumers for the 

corridorôs existing retail businesses as well as opportunities to support new businesses, and 

generate new tax revenues for the City of Charlotte. 

Á In the North trade area, ESRI Business Analyst is forecasting a compound annual growth 

rate in population of 3.14% over the next five years.  WTL+a believes this strong growth rate 

is in anticipation of future CATS transit service along the Wilkinson Boulevard corridor. 

Extrapolating this five-year forecast for 10 years would yield 2,369 new residents in 911 

new households (i.e., housing units) assuming the North trade areaôs average household 

size of 2.60 remains unchanged.  This would translate into annual demand of roughly 90 

units per year; and 
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Á In the South trade area, ESRI Business Analyst is forecasting a compound annual growth 

rate in population of 1.53% over the next five years.  This rate, while lower than the forecast 

for the North trade area, may be higher depending on the extent of development pressures 

on the housing market, spillover demand generated by growth in the North trade area, and 

overall macro-economic factors (e.g., availability of financing, low interest rates, regional job 

growth, etc.).  In addition, in the case of fast-growing MSAs such as Charlotteôs, the general 

approach of considering a straight-line compound annual growth rate for the South trade 

area may not fully reflect future projections, particularly in areas of the city that are not fully 

built-out.  In these areas, a higher annual rate of growth may occur; 

Á Extrapolating this five-year forecast for 10 years would yield 2,041 new residents in 764 

new households (i.e., housing units) assuming the South trade areaôs average household 

size of 2.67 remains unchanged.  This would translate into annual demand of roughly 75 

units per year. 

In summary, these forecast growth rates would yield over 4,400 new residents in more than 

1,670 new households (housing units) over the next 10 years.  This forecast is a solid, 

positive factor that will generate other supporting benefits as part of the revitalization of the 

West Boulevard corridor. 

10-Year Planning Target for New Housing: 

Up to 1,670 Units across Entire Study Area 

 

Office 

The first step in measuring support for new multi-tenant/speculative office space as part of a 

revitalization strategy for West Boulevard examines market potentials for office use in the 

ñSouthwest Prosperity Zoneò (a multi-county region identified by the stateôs Department of 

Commerce for employment forecasts), and allocates demand to the City of Charlotte, the larger 

study area generally and West Boulevard in particular.  The analysis translates employment 

forecasts (for 2014ð2024) among specific industry sectors in Charlotte (as prepared by the 

North Carolina Department of Commerce), into demand for office space by applying an 

occupancy factor (of occupied space per employee) and estimates the proportion of employees 
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in each sector who are office workers.  The SPZ and Charlotte analyses are documented in 

Section 4. 

Á With an estimated 14,074 employees working in West Boulevardôs ñArea of Influenceò 

(larger study area), its share of the cityôs total jobs is 2.85%; 

Á Under this ñfair shareò analysis, the study area would continue to capture 2.85% of future 

citywide job growth, or approximately 2,619 new employees, by 2024.  Assuming similar 

proportions of office-using jobs and occupancy factors translates into gross demand for 

143,500 sq. ft. of office space by 2024; 

Á For purposes of this analysis, WTL+a conservatively assumes that 25% of the study areaôs 

vacant office inventory (approximately 210,650 sq. ft.) is leased before financing is provided 

for new office construction.  This serves to reduce the study areaôs office vacancy rate to 

roughly 8.4% from current levels, and lowers demand generated by job growth in office-

using sectors to approximately 90,700 sq. ft. of net new space across the study area 

by 2024; 

Á The West Boulevard corridor contains an estimated 12,550 sq. ft. of office space.  Using an 

office occupancy factor of 176 sq. ft. per employee suggests that there are only 71 office 

employees working in the corridor (or on nearby/surrounding streets such as Remount 

Road); and 

Á These 71 office employees represent a 0.5% share of the 14,074 total jobs located in the 

West Boulevard ñArea of Influenceò.  If this share is maintained in the future, it would 

translate into very few (4) office-using jobs and into demand for less than 750 sq. ft. of 

speculative/general office space in the corridor. 

In conclusion, the West Boulevard corridor contains a very limited amount of office space today.  

Limited data preclude an accurate understanding of key metrics such as existing vacant 

space and annual net absorption.  Feedback from community residents and members of the 

West Boulevard Neighborhood Coalition identified the need and community support for 

additional professional services such as accounting, legal and medical businesses. 

The fair share analysis suggests very limited market support for office uses based on forecast 

job growth in office-using sectors.  If speculative professional office space is a desired addition 

to the West Boulevard corridor, it would require public subsidy in some fashion.  Market forces 
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alone will not justify conventional financing.  Concurrently, supporting new residential 

development, that serves to generate population/household growth throughout the study area, 

may also enhance potential market support for office/professional and business service tenants 

over the long-term. 

Office Market Potentials on West Boulevard are Very Limited 

& Tied to Public Policies/Incentives & Future Population Growth 

 

Hotel/Lodging 

Á Our analysis suggests that there may be sufficient demand/investment-level 

performance necessary to justify the addition of new hotel rooms in the competitive 

market area.  The ability of the West Boulevard corridor to capture this growth is 

likely limited to its most marketable locationðthe intersection with Billy Graham 

Parkway.  However, WTL+a notes that the Airport Commercial Development Strategy, 

prepared in March 2017 to guide preparation of the CLT Airport Strategic Development Plan 

on behalf of the City of Charlotte Aviation Department, identifies multiple locations of airport-

controlled sites for future hotel development under various economic scenarios: 

o Low Economic GrowthðUp to 769 keys (rooms) on 15 acres 

o Moderate Economic GrowthðUp to 1,106 rooms on 21 acres 

o High Economic GrowthðUp to 1,442 rooms plus a convention hotel on 29 acres 

In conclusion, these competitive market forces are likely to prove difficult for a speculative hotel 

to be developed on West Boulevardðeven at its most marketable location with Billy Graham 

Parkway.  This will also be affected by the time required to implement the airportôs strategic 

development plan. 

General Retail 

As detailed in the demographic profile in Section 2, the West Boulevard study area and environs 

do not have sufficient population density or household retail spending levels to support 

substantial retail growth.  This market challenge exists despite the fact that the West 

Boulevard corridor and its adjacent neighborhoods are undersupplied in groceries, pharmacy, 
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professional services and options to expand dining/food and beverage offerings.  The 

competitive supply along Wilkinson Boulevard already has a significant critical mass of retail 

(especially at the Walmart Super-Center and its in-line stores).  Poor north-south connections 

from West Boulevard to Wilkinson exacerbate the challenges of access and convenience 

to the retail supply along Wilkinson than if there were more retail stores along West 

Boulevard. 

As noted in the housing analysis above, forecast population growth and market potentials for 

new housing within the study area (i.e., both north and south of the Norfolk Southern rail line) 

could add up to 4,400 new residents (and up to 1,700 new housing units) to the study area over 

the next 10 years.  However, that increment of growth could be expected to support only 

about 13,200 to 22,000 sq. ft. of retail throughout the study area to capture household 

spending during the forecast period.  The increment of new space would include relocation 

of viable existing businesses that could afford higher rents required in new construction.  This 

does not include re-use of obsolete existing retail buildings.  The recommended food co-

operative on West Boulevard could provide up to 10,000 sq. ft. of new retail space, but demand 

beyond this anchor use and any additional supportable retail space for food and beverage, 

banking and professional/consumer services will be limited. 

Implementation Priorities of Participating Public Partners 

Key implementation priorities and actions of relevant participating public agencies and partners 

are summarized below.  The entirety of these strategies and actions is presented in Section 5 of 

this report. 

1. Plan, adopt and implement road and streetscape enhancements along West 

Boulevard.  This includes completion of the new Ashley Road extension, streetscape 

improvements at key intersections along the corridor to improve pedestrian and bicyclist 

safety, traffic calming measures that visibly reduce/eliminate vehicular speeding along 

the corridor, and other improvements designed to create a more walkable environment.  

We understand that the Ashley Road extension is currently unfunded and unscheduled, 

but the West Boulevard Corridor Playbook will make it a priority recommendation 
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2. Support the WSCLT by (a) participating in its organizational governance as a public 

partner, and (b) as available, provide supportive zoning policies and potential acquisition 

and operating funding, as possible, to accelerate financial stability for the program 

3. Foster construction of a Food Cooperative/Three Sisters Coop Market in the study 

area, preferably in a central location to allow ready access to all neighborhoods on the 

corridor and enhance synergy with other community services 

4. Focus any available policy, planning and financial incentives (community-benefiting 

Qualified Opportunity Fund investments, business development and other programs) in 

the study area, including cooperation with Mecklenburg County on the proposed CRC 

facility and site location and adjoining uses, and with CATS on long-term planning and 

development of the potential LYNX Silver Line extension between Uptown and 

Charlotte-Douglas International Airport   

5. Work toward planning and cooperative partnerships with the WSCLT, the Charlotte-

Mecklenburg Housing Partnership, the Charlotte Housing Authority and private 

developers to build neighborhood-scaled, infill housing in the study area such as the 

conceptual plans included in this document. 
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2 Demographic & Economic Profile  

The following evaluates those indices that drive fundamental market demand for various land 

uses to inform revitalization potentials along the West Boulevard corridor.  This section of the 

report focuses on population and household growth, employment trends and forecasts, 

household incomes and annual retail spending power, the current business mix on the corridor 

as well as the larger ñtrade areaò, and other economic indicators based on available data that 

form the basis of potential market support. 

This profile and analysis are based on data from various secondary public and private sources, 

including U.S. Census Bureau; North Carolina Department of Commerce, Labor and Economic 

Analysis Division; North Carolina Office of State Budget and Management (OSBM); City of 

Charlotte and Mecklenburg County; ESRI Business Analyst; Dun & Bradstreet, Inc.; and other 

sources. 

Demographic Trends & Forecasts 

WTL+a evaluated historic population 

patterns and growth forecasts in 

various geographiesðincluding two 

specific trade areas (as detailed 

below), the City of Charlotte and 

Mecklenburg County using the sources 

above.  Key findings are summarized 

below, with data illustrated in the 

accompanying tables. 
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Table 1: Regional Population Trends & Forecasts, 2000ð2030 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

% of % of 1-Jul % of

2000 County 2010 County 2017 County Amount CAGR (3) 2020 2030 Amount CAGR (2)

Population

Mecklenburg County       695,454       919,628    1,076,837 381,383       2.61%      1,143,547      1,364,367 287,530       1.84%

Charlotte       540,828 77.8%       731,424 79.5% 859,035     79.8% 318,207       2.8%         912,252      1,088,409 229,374       

Cornelius         11,969 1.7%         24,866 2.7% 29,191       2.7% 17,222         5.4% 30,999         36,985         7,794           

Davidson           7,139 1.0%         10,944 1.2% 12,684       1.2% 5,545           3.4% 13,470         16,071         3,387           

Huntersville         24,960 3.6%         46,773 5.1% 56,212       5.2% 31,252         4.9% 59,694         71,221         15,009         

Matthews         22,127 3.2%         27,198 3.0% 32,117       3.0% 9,990           2.2% 34,107         40,693         8,576           

Mint Hill         14,922 2.1%         22,722 2.5% 26,748       2.5% 11,826         3.5% 28,405         33,890         7,142           

Pineville           3,449 0.5%           7,479 0.8% 8,746         0.8% 5,297           5.6% 9,288           11,081         2,335           

Unincorporated         70,060 10.1%         48,222 5.2% 52,104       4.8% (17,956)        -1.7% 55,332         66,016         13,912         

Total:       695,454 100.0%       919,628 100.0%    1,076,837 100.0%         381,383      1,143,547      1,364,367 287,530       

(1)  Based on the 2017-2037 OSBM County Population Projections.

(2)  Based on the U.S. Census Bureau's 2017 Population Estimates series.

(3)  CAGR=Compound Annual Growth Rate.

(4)  Municipal population projections for 2020 and 2030 assume that each jurisdiction maintains its current (July 1, 2017) share of Mecklenburg County's total population.

https://www.osbm.nc.gov/demog/county-projections

Source: U.S. Census Bureau; North Carolina Office of State Budget & Management (OSBM); WTL+a, September 2018.

Change: 2000-2017 Change: 2017-2030Forecasts (4)
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Mecklenburg County 

Á As illustrated in Table 1 above, Mecklenburg Countyôs population increasedðfrom 695,450 

residents in 2000 to more than 1.07 million residents as of the July 1, 2017 Population 

Estimates series of the U.S. Census, reflecting significant population growth of almost 

381,400 over the past 17 years.  This represents significant, sustained annual growth of 

2.61% per year; 

Á The six incorporated municipalities in Mecklenburg County contain a combined population of 

almost 165,700 residents, accounting for 15% of the Countyôs total population.  This share 

has increased from 12% in 2000, with over 81,130 new residents since 2000.  However, the 

average annual growth rate in these communitiesðaveraging 4.2% per yearðexceeded the 

growth rate of Mecklenburg County during this period.  Population in unincorporated parts of 

the County declined during this period, primarily as a result of annexations by the City of 

Charlotte; and 

Since 2000, Mecklenburg County Added 

381,400 New Residents 

 

Á Based on the 2017ð2037 population forecasts prepared by the North Carolina Office of 

State Budget & Management, Mecklenburg County is expected to add another 287,530 

new residents, which translates into an annual growth rate of 1.84% per year during this 

13-year forecast period, for a 2030 population of 1,364,367 residents. 

City of Charlotte 

Key demographic characteristics of the City of Charlotte are illustrated in Table 2 and 

summarized below: 

Á In 2018, data from ESRI Business Analyst suggests that the city contains 860,670 

residents in 337,200 households; 

Á Since 2000, the Cityôs population has increased significantlyðwith a gain of 319,850 

residents in 121,750 new households.  As noted above, some portion of this growth can 

be attributed to annexation of unincorporated areas of Mecklenburg County during this time; 
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Table 2: Demographic Trends & ForecastsðCity of Charlotte, 2000ð2023 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2000 2010 2018 % Dist. 2023 % Dist. No. CAGR %

Demographic Profile

Population 540,828     735,298     860,679     949,819     89,140       1.99%

  As % of County 77.8% 80.0% 78.8% 78.7%

Households 215,449     291,379     337,200     371,435     34,235       1.95%

Avg. HH Size 2.45           2.48           2.51           2.52           

Median Age 33.3           34.6           34.7           

Race

  White 367,282     396,971     46% 411,434     43% 14,463       0.7%

  Black 257,537     312,001     36% 351,866     37% 39,865       2.4%

  American Indian 3,494         3,896         0% 4,175         0% 279            1.4%

  Asian, Pacific Islander 37,070       57,148       7% 75,209       8% 18,061       5.6%

  Other 50,418       64,131       7% 74,039       8% 9,908         2.9%

  Two or More Races 19,497       26,531       3% 33,097       3% 6,566         4.5%

Total: 735,298     860,678     949,820     89,142       

  Hispanic (1) 96,470       122,977     14% 145,054     15% 22,077       3.4%

Age Distribution

  0-14 156,758     172,273     20% 186,132     20% 13,859       1.6%

  15-24 103,487     120,208     14% 129,333     14% 9,125         1.5%

  25-34 129,340     143,627     17% 164,724     17% 21,097       2.8%

  35-44 115,272     126,468     15% 138,377     15% 11,909       1.8%

  45-54 98,578       111,491     13% 115,867     12% 4,376         0.8%

  55-64 69,582       92,545       11% 99,551       10% 7,006         1.5%

  65-74 34,728       57,952       7% 70,359       7% 12,407       4.0%

  75+ 27,553       36,115       4% 45,474       5% 9,359         4.7%

Income Profile

Households by Income

  <$15,000 9.9% 8.4%

  $15,000 - $24,999 8.7% 7.4%

  $25,000 - $34,999 9.6% 8.5%

  $35,000 - $49,999 13.8% 13.2%

  $50,000 - $74,999 18.5% 19.0%

  $75,000 - $99,999 12.2% 13.2%

  $100,000 - $149,999 13.7% 15.6%

  $150,000 - $199,999 5.8% 6.2%

  $200,000+ 7.7% 8.6%

Average HH Income 87,095$     96,369$     2.0%

Median HH Income 58,474$     64,307$     1.9%

Educational Profile

Years of Education (2016 American Community Survey/ACS)

  Less than 9th Grade 5.1%

  9th-12th Grade, No Diploma 6.4%

  High School Graduate (Includes Equivalency) 18.5%

  Some College, No Degree 20.6%

  Associate Degree 7.8%

  Bachelor's Degree 27.8%

  Graduate/Professional Degree 14.2%

(1) Persons of Hispanic origin are a subset of other race categories; therefore, totals do not add.

https://factfinder.census.gov/faces/tableservices/jsf/pages/productview.xhtml?src=CF

Source: U.S. Census Bureau; American Community Survey; ESRI Business Analyst; WTL +a, September 2018.

Change: 2018-2023
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Á As a result, the cityôs share of Mecklenburg Countyôs population has increased slightly over 

the past 18 yearsðfrom 77.8% in 2000 to 78.8% in 2018.  Over the next five years, ESRI 

data suggest that the cityôs share of the county will stabilizeðto 78.7% by 2023.  Other 

demographic characteristics of the city indicate: 

o A population that is 46% White, 36% Black, and 14% Hispanic (can be two or more 

races); 

o A young population, with a median age of 34.6 years, which is forecast to increase 

nominally to 34.7 years by 2023.  By comparison, Mecklenburg Countyôs median age 

is slightly olderð35.3 with a forecast increase to 35.5 by 2023; 

o A solidly middle-class community, with average household incomes in 2018 of 

$87,095 per year.  Fully 27% of households have annual incomes greater than 

$100,000 per year; 

o Average household incomes are forecast to increase by 2.0% per year over the next 

five years, to almost $96,400 by 2023.  The cityôs average household income is 

forecast to remain slightly below their counterparts in Mecklenburg Countyðwhich is 

forecast to increase from $90,980 in 2018 to $100,400 by 2023; 

Á Notably, ESRIôs five-year forecasts through 2023 suggest that Charlotteôs growth will 

moderate over its 2000ð2018 growth rate of 2.77% per year, with a forecast population 

gain of 89,140 new residents in 34,235 new households.  This forecast suggests average 

annual population growth rates of 1.99% per year; and 

Á ESRI forecasts further suggest that population growth in Charlotte will be greatest in 

two age cohorts over the next five years: ages 65-74 and 75+.  Notably, strong growth is 

also expected in the 25ð34 age cohort, which is indicative of Millennials and younger 

residents moving to the city for job opportunities.  This is likely to translate into 

opportunities for specific types of housing, such as age-restricted and independent 

living/continuing care for these older cohorts and first-time and move-up buyer 

product for younger residents. 

Population Growth in Charlotte Next 5 Years: 

89,140 New Residents in 34,235 New Households by 2023 
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West Boulevard ñAreas of Influenceò 

To better understand revitalization opportunities in the West Boulevard study area and guide 

appropriate implementation strategies, WTL+a segmented the study area into a ñNorthò and 

ñSouthò trade area, with the Norfolk Southern rail line serving as a logical physical barrier 

between the two.  These areas, which comprise 8.87 square miles, were created for two 

reasonsðfirst, as a result of the significant competitive commercial development that exists on 

Wilkinson Boulevard (to the north of West Boulevard) and second, because of the potential for 

transit service with the proposed extension of CATS light rail service parallel to Wilkinson 

Boulevard at some time in the future, which could be expected to fuel redevelopment in areas 

proximate to any future transit stations. 

Key demographic findings for each trade area are summarized below and illustrated in Table 3 

and Table 5: 

Figure 3: Study Area MapðNorth 

 

 

 

 

 

 

 

 

 

 

 

Study AreaðNorth 

Á The North Trade Area contains 6,530 residents and accounts for 0.76% of the cityôs 

population.  Notably, as new housing such as Morehead West on Millerton Avenue (210 
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rental units) and others are delivered, the North Trade Areaôs population is forecast to 

increase over the next five years at a sustained annual rate of 3.14% per year, and its share 

of the city is expected to increase slightly.  ESRI forecasts suggest 1,093 new residents in 

401 new households by 2023; 

Table 3: Demographic Trends & ForecastsðNorth Trade Area, 2010ð2023 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

2010 2018 % Dist. 2023 % Dist. No. CAGR %

Demographic Profile

Population 4,930         6,538         7,631         1,093         3.14%

  As % of City 0.67% 0.76% 0.80%

Households 1,919         2,508         2,909         401            3.01%

Avg. HH Size 2.56           2.60           2.62           

Median Age 37.3           38.1           38.5           

Race

  White 918            1,014         16% 1,048         14% 34              0.7%

  Black 3,533         4,908         75% 5,858         77% 950            3.6%

  American Indian 31              30              0% 29              0% (1)               -0.7%

  Asian, Pacific Islander 193            259            4% 311            4% 52              3.7%

  Other 127            168            3% 197            3% 29              3.2%

  Two or More Races 127            158            2% 187            2% 29              3.4%

Total: 4,929         6,537         7,630         1,093         

  Hispanic (1) 268            377            6% 465            6% 88              4.3%

Age Distribution

  0-14 1,001         1,281         20% 1,503         20% 222            3.2%

  15-24 712            850            13% 943            12% 93              2.1%

  25-34 607            885            14% 1,035         14% 150            3.2%

  35-44 640            761            12% 906            12% 145            3.5%

  45-54 789            882            13% 927            12% 45              1.0%

  55-64 628            902            14% 1,029         13% 127            2.7%

  65-74 324            628            10% 788            10% 160            4.6%

  75+ 228            348            5% 499            7% 151            7.5%

Income Profile

Households by Income

  <$15,000 26.4% 23.0%

  $15,000 - $24,999 18.7% 17.3%

  $25,000 - $34,999 13.8% 13.2%

  $35,000 - $49,999 15.2% 15.3%

  $50,000 - $74,999 16.3% 18.0%

  $75,000 - $99,999 5.3% 6.8%

  $100,000 - $149,999 3.3% 4.7%

  $150,000 - $199,999 0.4% 0.8%

  $200,000+ 0.4% 0.9%

Average HH Income 37,417$     43,874$     3.24%

Median HH Income 27,860$     31,736$     2.64%

(1) Persons of Hispanic origin are a subset of other race categories; therefore, totals do not add.

Source: U.S. Census Bureau; American Community Survey; ESRI Business Analyst; WTL +a, September 2018.

Change: 2018-2023
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Á Consistent with the forecasts for the city as a whole, the largest increases in age cohorts are 

forecast to occur in those over the age of 65.  Other notable gains are anticipated in the 

35ð44 cohort (typically, move-up buyers); 

Á Average household incomes among North Trade Area residents are expected to increase at 

a rate higher than that of their counterparts citywideð3.24% per year versus 2.0% per year 

over the next five years, suggesting an increase in higher-income households.  

Nonetheless, the average household income is expected to remain lowðincreasing from 

$37,417 in 2018 to $43,874 per year by 2023; and 

Á Average household size is slightly larger than it is citywideð2.62 people per household 

versus 2.52 citywide. 

Figure 4: Study Area MapðSouth 

 

 

 

 

 

 

 

 

 

 

 

Study AreaðSouth 

Á The South Trade Area encompasses a larger geographyðextending from I-77 on the south 

and east to Billy Graham Parkway on the west and the rail line on the north.  The trade area 

contains 12,490 residents and accounts for 1.45% of the cityôs population.  Notably, the 

South Trade Areaôs population is forecast to increase over the next five years at a 




































































































































































































































